
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: sw/js

	Application No: 
	3/2005/0487/P

	Development Proposed:
	Therapy/Life Style and Rehabilitation Clinic at 7 Whins Cottage, Wickentree Road, Simonstone

	CONSULTATIONS: Parish/Town Council

	Parish Council – Subject to their being adequate car parking provided for clients, no objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed development does not provide for or indicate any parking or means of access to the adopted highway and therefore will lead to an increase in the demand for on-street parking along a narrow road to the detriment of the free follow traffic and highway safety.  The existing access to No. 7 is unsuitable to serve as a means of access to a commercial development and the local highway network is considered substandard, being generally narrow and without footways.  The principle of further commercial development along the surrounding network is, therefore, unacceptable from the highway aspect.

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Nearby Residents

	Two letters of objection have been received raising the following points:

1.  It is inappropriate to site a clinic in a rural area with poor transport services.

2.  Concerns over parking and vehicles having to reserve onto the road.

3.  It is more of a storage than residential outbuilding.

4.  Are sewage facilities adequate?

5.  The applicant does not live at the premises.

6.  Lack of screening for neighbouring property.

7.  There should be no use of garden area by clients.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



	POLICY REASONS FOR REFUSAL:

	Policy G1 – Detrimental to highway safety.

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought to use a detached garage as a clinic within land designated as open countryside.  No. 7 Wickentree Road is an end of terrace property with the garage set to its west having hedgerow forming a distinct boundary between the two.  The property has a driveway to its gable with the garage having a separate tarmac drive with gated access onto Whins Lane.  The clinic would have a maximum of nine appointments per day with clients seen on a hour’s appointment only basis.  In terms of potential impact on neighbouring amenity, I am satisfied that in respect of the actual usage of the building there would not be a significant impact.  The main determining factor in this application is, I consider, highway safety and, in this respect, the views of the County Surveyor are paramount.  Clearly he is of the opinion that a new commercial development along the surrounding highway network is unacceptable and, for this reason alone, I must recommend unfavourably.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 18 JULY 2005





TELEPHONE CLLRS:  YES / NO


DATE:














